City of Santa Barbara

California

STAFF HEARING OFFICER
STAFE REPORT

REPORT DATE: August §, 2007
AGENDA DATE: August 15, 2007
PROJECT ADDRESS: 1596 Oramas (MST2007-00109)

TO:

Staff Hearing Officer

FROM: Planning Division, {805) 564-5470

Il

Danny Kato, Zoning & Enforcement Supervisor
Roxanne Milazzo, Associate Planne

PROJECT DESCRIPTION

The 8,500 square foot lot is currently developed with a two-story single-family residence and
detached two-car carport. The proposed project involves legalization of as-built alterations and
additions including conversion of the original carport to habitable space, a covered porch on the
side of the residence, and the detached two-car carport which was built to replace the required
parking. The discretionary application required for this project is a Modification to provide
alterations and additions within the front and interior yard setbacks (SBMC§28.15.060).

Date Application Accepted: May 29, 2007 Date Action Required: November 29, 2007

SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION
Applicant: Kirk Gradin Property Owner: Sanford Combs
Parcel Number: 029-060-022 Lot Area: 8,530 sf
General Plan: 3 units per acre Zoning: E-1
Existing Use:  Single Family Residence Topography: 24%
Adjacent Land Uses:
North ~ Single Family Residence East — Single Family Residence

South — Single Family Residence West — Single Family Residence
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B. PROJECT STATISTICS
Existing Proposed
Living Area 1,227 sf 1,903sf
Garage 362 sf 334 sf
Accessory Space _ 69 sf 0 sf
LOT AREA COVERAGES

Lot Area: 8,530

Building: 1,963 sf; 19%
Hardscape: 2,985 sf; 35%
Landscape: 3,582 sf; 42%

DISCUSSION

This project was reviewed by the ABR and continued to the Staff Hearing Officer with
the comments that the existing vegetation mitigates impacts associated with the open

carport.

Archive plans show the original house was constructed with a lower level carport of
sub-standard dimensions. At some point in time, a portion of that carport was converted
to habitable space and replacement parking was constructed within required yards.
Although use of the Modification process for legalization of “as-built” construction,
Staff’s position is the proposed project may be supportable for the following reasons: 1)
The new parking structure provides regulation-sized parking for two vehicles, 2) The
location of the new parking structure provides adequate space for maneuvers, which
allow for exiting from the lot in a forward direction, 3) Although located within front
and interior yard setbacks, the new parking is screened from the public right-of-way, 4)
Because of the umimproved right-of-way the carport actually sits back 30 feet from the
edge of paving, and lastly, 5) The improvements proposed for the residence are an
aesthetic improvement over the original design.

The project also requires a Modification for a small portion of a landing within the
required Interior yard. This landing would provide the only exterior access from the
upper floor level. The minimal dimensions of three feet would assure that the landing be
used for purposes of accessing the immediate yard and not to be used as an outdoor area
of congregation.

RECOMMENDATION/FINDING

Staff recommends that the Staff Hearing Officer approve the project, making the findings that

- the Modification request to permit new construction within required yards will meet the

purpose and intent of the ordinance by not providing new habitable space within the buffer
zones and will secure an appropriate improvement for purposes of aesthetics, access, and
function. Said approval is subject to the recordation of a Zoning Compliance Declaration.
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Exhibits:

A, Site Plan
B. Applicant's letter dated May 26, 2007
C. ABR Minutes

Contact/Case Planner: Roxanne Milazzo, Associate Planner
(rmilazzo@SantaBarbaraCA.gov)

630 Garden Street, Santa Barbara, CA 93101

Phone: {805)564-5470




City of Santa Barbara 5/26/07
Planning and Development
630 Garden Street

SB, CA 93101

Attn: Roxanne Milazzo, Modification Hearing Officer
Ms. Betty Henon, Staff Hearing Officer

Re: Modification letter for

The Combs Residence

1596 Oramas Road

Santa Barbara, CA
A.P.N.: 029-060-022

Ms. Henon and Mrs. Milazzo--

The site at 1596 Oramas Road is in an E-1 zone, is located just above Olive
Street on the Riviera and is 8,530 square feet with an average slope that exceeds 20%.
H has 10' side and rear yard setbacks, along with a 30’ front yard setback. It is a single-
family, hillside residence of 1,277 square feet that was originally built with a two-car
carport. At some point in its checkered past several additions were made to the house
without permits. These additions include converting portions of the carport to habitable
space, extending the west facing, second-floor, covered porch, adding an outside
stairway on the west side of the house and building a new carport partially in the front
yard setback. Our current application is an attempt to remove portions of the “as-built”
work, to receive permission to leave the carport where it currently stands and to make
further additions and improvements to the existing house.

Two modifications are required. The first is to allow the existing “as-built” carport
to remain in the front yard setback. The second modification is to allow the carport and a
small portion of the west-side, second-story, covered porch to encroach on the side-yard
set-back. The justification for the first modification can be found by first looking at the
pattern of development in the neighborhood. The immediate neighbor to the west, for
example has a garage with living space above that aimost reaches the front property line
and also sits in the side yard. If you continue west on Oramas you find that every house
on this block (except for one) has considerable encroachments on the front yard with
one and two-story construction (see color aerial view and other photos.) There are also
large front yard encroachments on the south side of the street along Oramas. All of
these front yard encroachments are largely due to the steepness of the sites in
combination with the smallness of the lot sizes.

300 ¢ cahon perdide st., ste -1
santa barbara, £a 93101
ph: 805.564.4423

fe: 805.564 2678
www. banyan-architects.com
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The second justification for allowing the carport to remain in its current
configuration is related to the first. The portion of the lot that is buildable (i.e.: the portion
that is accessible for new construction, not in the setbacks and not in the rear yard) is
relatively small. The house, even with the additions, is also modest in size (1903 square
feet.}) Any other location for the garage or carport would consume the available floor
area for living space.

In addition, one cannot see the carport from the street because of a large mature
oak that sits in front of the carport. Because of the 12" gap between the existing street
edge and the lot line, a 30" buffer does exist between the existing curb and the carport.
This buffer is landscaped and maintained by the property owner.

The justification for the second modification at the carport is similar to the first.
The side-yard modification at the porch is needed to simply allow a ‘back-door’ exit from
the upper living area. The door and porch on this westerly side is the only exit from the
upper floor to the upper outdoor areas. We are reducing the size of the porch and its
overhang in order to lessen the extent of the encroachment,

This May, we received positive comments from the architectural board in relation
to the visible impact of the encroachments and the proposed additions to the house. We
believe you will also find these proposed modifications to be in keeping with the pattern
of development in the neighborhood and an appropriate level of improvement to the lot

Thank you for carefully reviewing this application.

Kirk B. Gradin
Principle
Banyan Architects

BORCHARDT RESIDENCE 1560 MISSION RIDGE RD




1596 Oramas
ABR Minutes

May 14, 2007

Public comment opened at 8:23 p.m.

Art Barron: potential illegal rental; proposed balcony overlooks his patio.
Ed Stetson: unpermitted stairwell, potential for illegal rental.

Public comment closed at 8:31 p.m.

Motion: Continued indefinitely to the Staff Hearing Officer and return to the Full
Board.

1) To the left of the front yard carport, restore the drive way to eliminate the
nonconforming parking in the setback.

2) At the west side of the house, following removal of the storage shed, restore the area,
minimize the hardscape, and study the possibility of having a bioswale or rip-rap
condition.

3) The Board finds the front elevation, including the doors and stairs, are well articulated.
4} The columns of south elevation to right of entry are appropriate to the deSIgn stvle and
help mitigate the overall size of the building elevation.

5) The Board understands that area outside the door on the eastern elevation, is not a deck
off the doorway, and the proposed removal of cantﬁevered concrete sidewalk is
appropriate.

6) The Board recognizes that the area outside of the western upper level door has been
reduced from its present size and provides access to the rear in minimal fashion.

7) The front yard modification poses no negative aesthetic impact. The existing trees and
added landscaping in front of the carport help mitigate the open carport from public view.
8) One Board member offered "kudos" to the architect for locating the new deck and
terrace in a manner that respects the neighbor's privacy.

Action:Manson-Hing/Blakeley, 8/0/0. Motion carried.

EXHIBIT C




